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REVISED MITIGATED DETERMINATION OF NON-SIGNIFICANCE (MDNS)

APPLICATION NAME &
NUMBER:

PROJECT
DESCRIPTION:

PROJECT LOCATION:

STAFF CONTACT:

Preliminary Plat for Blackburn Village, PLAN19-0111

The Blackburn Village (previously named Iris Meadows) Preliminary Plat is comprised of 47
single-family detached residential lots, one stormwater pond tract, one wetland buffer tract,
and three landscaping tracts over approximately 12.7 acres. The single family lots range in size
from 6,600 to 16,654 square feet.

Approximately 2,608 linear feet of new public roads will be constructed, and 790+ linear feet
of road improvements will be made to East Blackburn Road spanning the frontage of the
project site. Utilities will consist of 2,822+ linear feet (If) of 6-and 8-inch potable water lines,
3,200+ If of 8- and 15-inch sanitary sewer lines and structures, and 3,400+ linear feet of 8-, 12-
and 18-inch storm sewer conveyance lines. Dry utilities (power, cable, fiber, etc) will also be
constructed/installed to serve the proposed residential development.

Approximately 9,900 cubic yards of material will be excavated from this site and approximately
8,800 cubic yards of fill material will be brought to the site.

Near the northwest corner of the site an approximate 15,000 square foot wetland exists; and
there is an off-site wetland near the southeast corner of the site. The Applicant plans on
purchasing wetland credits for the wetland near the NW corner of the site and is observing a
100-foot buffer from the wetland near the SE corner of the site.

The Skagit County Assessor describes the site as parcels: P28019, P27975, P27965, P28018,
P28021, and P27988; the site is located north of East Blackburn Road and northeast of Little
Mountain Road within a portion of Section 28, Township 34 North, Range 04 East, W.M.

APPLICANT: PROPERTY OWNER:
NORDCO Group LLC (Attn: Craig Cammock) Same as Applicant
P.O. Box 37

Bow, WA 98232
(360) 336-1000

Rebecca Lowell, Principal Planner
Development Services Department
City of Mount Vernon

910 Cleveland Avenue

Mount Vernon, WA 98273

(360) 336-6214



The City of Mount Vernon has revised its SEPA threshold mitigated determination of Non-Significance issued on June 15,
2007 in consideration of the following changes:

The Applicant will be purchasing wetland credits for the on-site wetland located at the northwest corner of the
site instead of trying to mitigate potential impacts to this wetland. The 2007 mitigation measures #2, #7, and #8
no longer apply and have been removed.

Existing conditions topographic information has been submitted. The 2007 mitigation measure #9 has been
satisfied and has been removed.

The Applicant has decided which road connection will be made; and as such, the 2007 mitigation measure #10
no longer applies and has been removed.

The Applicant will be connecting to South 30t Street which means that the 2007 mitigation measure #11 no
longer applies and has been removed.

An updated Transportation Impact Fee has been adopted by the City; and as such, the 2007 mitigation measure
#12 no longer applies and has been removed.

The Applicant has submitted information to the Public Works Department to justify not having to complete the
sanitary sewer improvements outlined in the 2007 mitigation measure #14; and as such, it has been removed.

The project proposal has been changed in the below listed ways:

N

4.

The number of lots has decreased from 58 to 47.

The Applicant has obtained rights to construct an extension of 30th Street that will serve the plat.

The on-site wetland was re-delineated and found to be larger than what existed as part of the 2007 preliminary
plat approval. Instead of trying to mitigate impacts to this wetland the Applicant will be purchasing credits from
a wetland mitigation bank.

The stormwater analysis has been redone resulting in a much larger on-site detention pond.

The City has reaffirmed that this proposal will not have a probable significant adverse impact on the environment. An
environmental impact statement (EIS) is not required under RCW 43.21C.030(2)(c). This determination is based on the
following findings and conclusions:

The above-listed mitigation measures adequately address potential impacts.

The Applicant has submitted the following technical reports as part of this new proposal: civil plans,
Geotechnical Evaluation, Drainage Report, Traffic Concurrency Report, Archaeological Report, and Wetland
Delineation Review and Update.

This “modified” MDNS is issued under WAC 197-11-340(2)(f) and does include additional notice and comment periods.
The comment and appeal periods are listed near the end of this notice.

CONDITIONS BEING CONSIDERED TO MITIGATE ENVIRONMENTAL IMPACTS:

1.

A truck route plan, indicating times of day and days of the week shall be submitted for review and approval by
the City Engineer. Peak traffic hours during the A.M. (x7:00 — 9:00) and P.M. (+4:00 — 6:00) are to be avoided.
A copy of all permits required by agencies other than the City of Mount Vernon shall be submitted to the City
prior to construction. The applicant shall consult with the following agencies to ascertain whether or not
permits from these agencies are necessary: Federal Corps of Engineers, Washington State Department of
Natural Resources, the Washington State Department of Ecology, and the Washington State Department of Fish
& Wildlife. This is not an all-inclusive list of agencies that may regulate the activities proposed by the applicant.
It is the applicant’s sole responsibility to ensure that they are complying with all Federal, State and local permit
requirements.

A detailed erosion control plan is required. Specific emphasis shall be placed on the construction entrance and
the protection of existing streets, drainage systems, on-site critical areas and adjacent properties. The Best
Management Practices (BMPs) found within the Stormwater Management Manual for Western Washington
dated 2005, within Volume II, Chapter 4 shall be implemented on the site. The following erosion hazard
mitigation measures shall also be implemented; however, if other measures are deemed necessary by the City
they shall also be immediately implemented:



10.

11.

12.

13.

14.
15.

16.

17.

18.

19.

20.

Wetland boundaries must be clearly marked with construction fencing in the field and then inspected by the
City prior to commencing any construction activities, i.e. grading, installing utilities, etc. The flagged
delineations must be maintained for the duration of the clearing and all construction activities.
Silt fencing shall be placed around the lower perimeter of the cleared areas. The fencing shall be regularly
inspected and maintained as necessary to ensure proper function.
Site runoff shall be controlled by use of temporary drainage swales with rock check dams directed to temporary
sediment and erosion control ponds. Construction entrances shall be stabilized with gravel pads to minimize
tracking sediment off site.
Areas stripped of vegetation during construction shall be mulched and hydroseeded, replanted as soon as
possible, or otherwise protected. During winter construction, hydroseeded areas shall be covered with clear
plastic to facilitate grass growth.
Erosion control measures shall be immediately implemented for excavated soils that are stockpiled on the site,
including but not limited to: covering the piles with plastic sheeting, the use of low stockpiles in flat areas and
the use of straw bales/silt fences around pile perimeters.
Construction shall proceed during the drier periods of the year. Exceptions may be granted, in writing only, by
the Engineering Services Manager and/or the Public Works Director.
A split rail fence shall be installed along all wetland boundaries and, in a prominent location, a wetland
identification sign shall be placed every 150 feet or every platted lot, as applicable. Any proposed alternative to
the split rail fence requirement shall be approved by the Community & Economic Development Director.
The current interior road design does not provide all of the plat lots with a secondary access point (on the
current plat lots 1 to 34 do not have a second access point). The plat shall either be changed to include a code
compliant secondary emergency vehicle access; or the future buildings on lots without two access points shall
be required to install sprinkler systems.
East Blackburn Road along the project frontage (7904 linear feet) shall be improved with a % street
improvement of a Minor Arterial. A % street improvement consists of sidewalk, curb, gutter, all utilities, and
appurtenances, and one-half of the ultimate pavement width on the development side of the right-of-way, plus
a minimum 14-foot pavement width on the opposite side of the street. Additionally, the 390+ linear foot
portion of South 30" shall be improved with a % street improvement of an Urban Collector.
The intersection of East Blackburn and Little Mountain Roads shall have traffic control measures installed and
travel lanes reconfigured at the direction of the Engineering Services Manager.
Utility lines shall not be located within three feet of the 4-foot wide area where street trees will be installed.
An 8-foot wide sidewalk shall be installed on the east and south sides of Maddox Creek Road. This 8-foot wide
sidewalk shall connect to an 8-foot wide paved trail in a 10-foot wide (minimum) tract that shall connect to East
Blackburn Road. The portion of the future trail not within to-be dedicated right-of-way shall be dedicated for
public access with the final plat.
This project includes improvements to 30th Street. All areas of 30th Street within the project shall be included in
the drainage study; and the stormwater report submitted with the application shall be revised to include the
project’s complete drainage basin.
A perimeter drain shall be installed along the entire north side of the plat with the exception of the area to the
north of the stormwater pond.
At any point during the first year following final plat approval the City’s Engineering and/or Fire Departments
shall be able to require that new traffic control signs be installed within the plat or adjacent to off-site road
improvements that the plat was responsible for constructing if either department deems additional signs
necessary. The applicant shall be responsible for installing the new traffic control signs within 30 days of an
official request from the City to do so. To ensure that the new signs will be promptly installed, prior to final plat
approval, the applicant shall provide the City with a financial security (bond, letter of credit, et cetera) in the
amount of 150% of the actual cost for the existing traffic control signs and the cost of the installation of these
signs.
The wetland buffer from the easterly adjoining property that extends onto the subject site shall be located
within a separate tract and not be part of a residential lot. In addition, a split rail fence and wetland signage
shall be placed along the landward edge of the wetland buffer area.
Any person engaged in ground disturbing activity who encounters or discovers historical and/or archeological
materials in or on the ground shall:

a. Immediately cease any activity which may cause further disturbance;

b. Make a reasonable effort to protect the area from further disturbance; and,



c. Report the presence and location of the material to the proper authorities in the most expeditious
manner possible.

Comments on the Revised Mitigated Determination of Non-Significance (MDNS) must be submitted, in writing, no later
than OCTOBER 24, 2019. Comments should be as specific as possible and include: your full name, your mailing address,
and the name of the proposal you are commenting on. PUBLIC COMMENTS ARE NOT ACCEPTED BY THE DEPARTMENT
THROUGH EMAIL. Comments submitted on paper are required to be mailed or delivered to the Development Services
Department at the address listed above. Comments not meeting the requirements of this section are considered as not
being received by the city.

Appeals of the environmental determination must be filed in writing on or before NOVEMBER 4, 2019. Appeals must be
filed in writing together with the required $100.00 application fee to: Hearing Examiner, City of Mount Vernon, 910
Cleveland Ave, Mount Vernon, WA 98273. Appeals to the Examiner are governed by City of Mount Vernon Municipal
Code Section 15.06.215. Additional information regarding the appeal process may be obtained from the staff ‘Contact
Person’ listed above; or by downloading a copy of the referenced MVMC at www.mountvernonwa.gov

Any person may comment on the application, receive notice and request a copy of the decision once it is made. To
receive additional information regarding this project contact the Development Services Department and ask to become a
party of record.

City staff has created a page on the City’s website where the site plans, technical reports, and other pertinent
information can be viewed. This webpage can be viewed as follows: navigate to: www.mountvernonwa.gov; once here
click on ‘Departments’ then ‘Development Services’ then then ‘News Notices’ then scroll down the page to find the
project name/number.

RESPONSIBLE PERSON: Rebecca S. Bradley-Lowell, Principal Planner

J o e -

October 8, 2019

SIGNATURE DATE

ISSUED: October 8, 2019

PUBLISHED: October 11, 2019

SENT TO: CORPS OF ENGINEERS, WA AGRICULTURE, DAHP, WA COMMERCE, WA CORRECTIONS, WA EFSEC,

WDFW, WA HEALTH, DNR, STATE PARKS, PARKS COMMISSION, PSP, PSRC, WA DOT, DOE, DSHS,
NW CLEAN AIR, SEPA REGISTER, SEPA UNIT, SKAT, COUNTY PDS, COUNTY ASSESSOR, DIKE AND
DRAINAGE DISTRICT, SCOG, PORT OF SKAGIT, MVSD, SVC, SKAGIT COOP, SWINOMISH, UPPER
SKAGIT, SAMISH, SAUK-SUIATTLE, TULALIP, AND STILLAGUAMISH TRIBES


http://www.mountvernonwa.gov/
http://www.mountvernonwa.gov/
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COMMUNITY & ECONOMIC DEVELOPMENT

SEPA ENVIRONMENTAL CHECKLIST

Purpose of checklist:

Governmental agencies use this checklist to help determine whether the environmental impacts of your
proposal are significant. This information is also helpful to determine if available avoidance, minimization
or compensatory mitigation measures will address the probable significant impacts or if an environmental
impact statement will be prepared to further analyze the proposal.

Instructions for applicants:

This environmental checklist asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowledge. You may need to consult
with an agency specialist or private consultant for some questions. You may use “not applicable” or
"does not apply" only when you can explain why it does not apply and not when the answer is unknown.
You may also attach or incorporate by reference additional studies reports. Complete and accurate
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your proposal
or its environmental effects. The agency to which you submit this checklist may ask you to explain your
answers or provide additional information reasonably related to determining if there may be significant
adverse impact.

Instructions for Lead Agencies:

Please adjust the format of this template as needed. Additional information may be necessary to
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse
impacts. The checklist is considered the first but not necessarily the only source of information needed to
make an adequate threshold determination. Once a threshold determination is made, the lead agency is
responsible for the completeness and accuracy of the checklist and other supporting documents.

Use of checklist for nonproject proposals:

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D). Please
completely answer all questions that apply and note that the words "project,” "applicant,” and "property or
site" should be read as "proposal,” "proponent,” and "affected geographic area," respectively. The lead
agency may exclude (for non-projects) questions in Part B - Environmental Elements —that do not
contribute meaningfully to the analysis of the proposal.
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A. Background: Project # LU06-090

1. Name of proposed project, if applicable: Blackburn Ridge (formerly Iris Meadows) as
submitted under Traffic Concurrency Permit.

2. Name of applicant: NORDCO GROUP LLC

3. Address and phone number of applicant and contact person:

Point of Contact (POC) and Agent for the project:
Rex Orkney

3600 Swan Rd

Mount Vernon, WA 98273

360 610 3232

Member of NORDCO GROUP LLC and ownership group contact:
Craig Cammock

PO Box 37

Bow

WA 98232

360 336 1000

4. Date checklist prepared: May 22", 2019
5. Agency requesting checklist: City of Mount Vernon

6. Proposed timing or schedule (including phasing, if applicable): Phasing is not proposed for
this project. Break ground upon issuance of Clear and Grade permit by city (fall of 2019).
Record final plat by July 2020.

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain. None

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal. Wetland Study Prepared by Skagit Wetlands and
Critical Areas LLC. Wetland site review and reconnaissance conducted in May 2018.
Wetland review includes the update of the original wetland footprint which grew by
approximately 15,000 square feet. A geotechnical site soils testing was also prepared on
site April 171", 2019 of the report is forth coming.

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain. No

10. List any government approvals or permits that will be needed for your proposal, if
known. Clear and Grade Permits, DOE Storm Pond Permit issued November 18", 2015
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and is still active under Permit # WAR010628, Construction Permitting City of Mount
Vernon.

11. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on project
description.) Total approved lots for the original preliminary plat approval was 58 lots.
Updated site plan consists of 49 SFR lots with connection to the South 30" Street “urban
collector” through the procured easement on parcel number P28016. This South 30t
Street connection shall be constructed per the City of Mount Vernon’s development
standards. A 15” sewer main shall be constructed through the project site and improved
to a 15" sewer main north on South 30" Street to the intersection of 30" Street and
Withers Place (approximately 300’ from the north west corner of parcel #P28018). No
other offsite sewer main improvements are needed nor required for the completion of
this project.

Sewer improvements at the south property line frontage of this project along Blackburn
Road are required to the extent that the City of Mount Vernon designs for future
connection to this projects sewer system for the benefit of future projects on south side
of Blackburn Road.

Developer may increase or reduce the lot count for plat design or construction purposes
but shall not exceed the original preliminary plat vesting lot count of 58 and no lot may
be less than 6,600 square foot. Developer is required to do ¥ street improvements at
Blackburn Rd at the frontage of the development only. Developer shall complete
Blackburn Rd improvements from the south west corner of parcel # P27965 at address
2833 Blackburn Rd east to the south east corner of parcel #P28018. The extended project
plat expiration is August 8", 2020. In the event project is delayed because of weather or
scheduling issues, developer will provide a performance bond for the right of way work
to be completed at the frontage of project at East Blackburn Road for the sake of
recording the plat with the Skagit County Auditors Office. In the event any performance
bonds are exercised to record the plat, all submittals for building permits will be withheld
from any lot created by the development until such time all performance bonds work is
completed and the performance bonds are signed off by the city of Mount Vernon
applicable staff.

This project will design and develop for the road center line re-alignment to future
connection of little mountain to 30" St.

The Blackburn Ridge project may apply for latecomers’ fees for any sewer connection
accommodation designed and built by Blackburn Ridge that benefits any future projects
proposed and built to the east of this project and any project to the south side of East
Blackburn Road that connects to the sewer line built by the Blackburn Ridge project.

12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any permit applications
related to this checklist. North east corner of Blackburn Road and Little Mountain Road in
the southern area of Mount Vernon WA. Maps and site locations attached to the Traffic
Concurrency Report as part of this SEPA report. The project owners own two existing
homes on the site commonly known as 2915 Blackburn Road and 2917 E Blackburn
Road.
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B. ENVIRONMENTAL ELEMENTS

1. Earth

a. General description of the site:

(underline one): Flat, rolling, hilly, steep slopes, mountainous, other

b. What is the steepest slope on the site (approximate percent slope)? 10%

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them and note
any agricultural land of long-term commercial significance and whether the proposal results in
removing any of these soils. Clay and mixed soils. Please see Geo Technical report as
attached.

d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,
describe. No

e. Describe the purpose, type, total area, and approximate quantities and total affected area of
any filling, excavation, and grading proposed. Indicate source of fill. Approximately 9,900
cubic yards of material will be excavated from the site, and approximately 8,800 cubic
yards of fill material will be brought to the site.

Approximately 2600 cubic yards of pit run, sand and gravel will be imported from local
gravel pits.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally
describe. Yes. BMP’s and a licensed and registered CESCL agent will be managing
erosion control and temporary and permanent erosion and storm pond performance.

g. About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)? Approximately 29%

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any: BMP’s
and alicensed and registered CESCL agent will be managing erosion control and
temporary and permanent erosion and storm pond performance.

2. Air

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? If any, generally describe and
give approximate quantities if known. Construction equipment and truck vehicle
emissions. All trucks and equipment will be properly licensed and insured for each
perspective job.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so,
generally describe. None

SEPA Environmental checklist (WAC 197-11-960) July 2016 Page 4 of 16



c. Proposed measures to reduce or control emissions or other impacts to air, if any: None

3. Water
a. Surface Water:

1) Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe
type and provide names. If appropriate, state what stream or river it flows into. Attached
to this SEPA is the entire site wetland report by Skagit Wetlands & Critical Areas
LLC conducted May 18" to 26'™", 2018. Neighboring wetland and coinciding buffer
are addressed as well as the delineated 21,000 sq ft wetland area that NORDCO
LLC has an existing purchase credit agreement with Skagit Environmental Bank
for wetland banking credits offsite.

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? If yes, please describe and attach available plans. Fill and grade existing
wetland per the wetland banking ordinance provided by the City of Mount
Vernon. This plan and process will be managed by Skagit Environmental Bank
and site developer.

3) Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of fill material. Approximately 21,000 sq ft of wetland to be
stripped, filled and graded. Fill material will come from local sand and gravel pits
with soils reports as required and requested.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known. Yes, all surface water will
be diverted and run through new storm pond and storm conveyance system per
the City of Mount Vernon and Department of Ecology requirements. All temporary
pond, erosion control and permanent storm pond will be monitored by a licensed
and registered CESCL.

5) Does the proposal lie within a 100-year floodplain? If so, note location on the site
plan. No

6) Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge. None
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b. Ground Water:

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so,
give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate quantities if known. No

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve. None

¢. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Will this water flow into other waters? If so, describe. All storm water will be collected
during and after construction into approved temporary and then permanent
storm pond facilities on site. Storm conveyance will run into existing storm
conveyance system at 30" street which eventually runs into Maddox Creek.

2) Could waste materials enter ground or surface waters? If so, generally describe. No

3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If
so, describe. No

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any: Construction of an approved storm conveyance and storm pond
system.

4. Plants

a. Check the types of vegetation found on the site: Please refer to the attached wetland
report.

X deciduous tree: alder, maple, aspen, other
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be trucks (such as commercial and non-passenger vehicles). What data or transportation
models were used to make these estimates? Peak hour trip generation is 58 trips.

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe. No.

h. Proposed measures to reduce or control transportation impacts, if any: None Needed

15. Public Services

a. Would the project result in an increased need for public services (for example: fire protection,
police protection, public transit, health care, schools, other)? If so, generally describe. The
size of project and addition of 56 new SFR lots should not impose any negative impact
to the overall use of public services.

b. Proposed measures to reduce or control direct impacts on public services, if any. Impact
fees paid upon each building permit are paid to help mitigate the impact to public
services. This project will pay the required impact fees to obtain building permits.

16. Utilities

a. Underline utilities currently available at the site:
electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system,
other __Storm Conveyance.

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed. Puget Sound Energy, Cascade Natural Gas, Verizon, Comcast, City of
Mount Vernon Building and Planning Department, City of Mount Vernon Public Works
Department.
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D. supplemental sheet for non-project actions

(IT IS NOT NECESSARY to use this sheet for project actions)

Because these questions are very general, it may be helpful to read them in conjunction
with the list of the elements of the environment.

When answering these questions, be aware of the extent the proposal, or the types of
activities likely to result from the proposal, would affect the item at a greater intensity or
at a faster rate than if the proposal were not implemented. Respond briefly and in
general terms.

1. How would the proposal be likely to increase discharge to water; emissions to air; pro-
duction, storage, or release of toxic or hazardous substances; or production of noise?

Proposed measures to avoid or reduce such increases are:

2. How would the proposal be likely to affect plants, animals, fish, or marine life?

Proposed measures to protect or conserve plants, animals, fish, or marine life are:

3. How would the proposal be likely to deplete energy or natural resources?

Proposed measures to protect or conserve energy and natural resources are:

4. How would the proposal be likely to use or affect environmentally sensitive areas or
areas designated (or eligible or under study) for governmental protection; such as parks,
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or
cultural sites, wetlands, floodplains, or prime farmlands?

Proposed measures to protect such resources or to avoid or reduce impacts are:
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5. How would the proposal be likely to affect land and shoreline use, including whether it
would allow or encourage land or shoreline uses incompatible with existing plans?

Proposed measures to avoid or reduce shoreline and land use impacts are:

6. How would the proposal be likely to increase demands on transportation or public
services and utilities?

Proposed measures to reduce or respond to such demand(s) are:

7. ldentify, if possible, whether the proposal may conflict with local, state, or federal laws or
requirements for the protection of the environment.
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ORIGINAL SEPA DETERMINATION BEING REVISED

Community & Economic Development
Planning * E

ngineer * Building
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910 Cleveland Avenue

Phone: (360) 336-6214
P.O. Box 809 er non Fax: (360) 336-6283

Mount Vernon, WA ds@ci.mount-vernon. wa.us
98273 WWW.CI.mount-vernon. wa.us

MITIGATED DETERMINATION OF NON-SIGNIFICANCE &
NOTICE OF PUBLIC HEARING

APPLICATION: Iris Meadows TDR Plat, LU06-090

PROJECT DESCRIPTION: The Iris Meadows Transfer of Development (TDR) plat is comprised of 58
single-family detached residential lots over approximately 12.7 acres. The single family lots range in size
from 6,600 to 20,642 square feet. Near the northwest corner of the site an approximate 8,144 square foot
wetland exists and near the southeast corner a wetland buffer from the adjacent property extends onto this
site. Public streets will be constructed to serve the proposed lots within this development. Approximately
9,900 cubic yards of material will be excavated from this site and approximately 8,800 cubic yards of fill
material will be brought to the site. Utility lines greater than eight (8)-inches in diameter will be installed.

APPLICANT/PROPONENT: Nordco Group, LLC; project contact is Bruce Lisser with Lisser and
Associates, P.O. Box 1109, Mount Vernon, WA 98273, (360) 419-7442.

PROJECT LOCATION: The Skagit County Assessor describes the site as parcels: P28019, P27975,
P27965, P28018, P28021, and P27988; the site is located north of East Blackburn Road and northeast of
Little Mountain Road within a portion of Section 28, Township 34 North, Range 04 East, W.M.

LEAD AGENCY: Mount Vernon Community & Economic Development Department.

The lead agency for this proposal has determined that it does not have a probable adverse impact on the
environment. An environmental impact statement (EIS) is not required under RCW 43.21C.030(2)(c).
This decision was made after review of a completed environmental checklist and other information on file
with the lead agency. This information is available to public on request.

MITIGATION MEASURES

1. A truck route plan, indicating times of day and days of the week shall be submitted for review and
approval by the City Engineer. Peak traffic hours during the A.M. (£7:00 — 9:00) and P.M. (+4:00
— 6:00) are to be avoided.

2. The proposed improvements near the northwest corner of the site appear to be disturbing the
existing wetland also identified within this area (Wetland “A”). Before any disturbance occurs to
this wetland the applicant shall contact both the Army Corps of Engineers and the Department of
Ecology to ascertain whether or not permits from either of these agencies will be necessary to
disturb any portion of this wetland. The applicant shall provide proof to the City that both
referenced agencies have been contacted and what each agency will require (if anything) to disturb
any portion of this wetland.

3. A copy of all permits required by agencies other than the City of Mount Vernon shall be submitted
to the City prior to construction. The applicant shall consult with the following agencies to
ascertain whether or not permits from these agencies are necessary: Federal Corps of Engineers,
Washington State Department of Natural Resources, the Washington State Department of
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Ecology, and the Washington State Department of Fish & Wildlife. This is not an all inclusive list
of agencies that may regulate the activities proposed by the applicant. It is the applicant’s sole
responsibility to ensure that they are complying with all Federal, State and local permit
requirements.

4. A temporary storm drainage plan that is consistent with the Stormwater Management Manual for
Western Washington dated 2005, shall be approved by the City prior to commencing the land
clearing process.

5. A detailed erosion control plan is required. Specific emphasis shall be placed on the construction
entrance and the protection of existing streets, drainage systems, on-site critical areas and adjacent
properties. The Best Management Practices (BMPs) found within the Stormwater Management
Manual for Western Washington dated 2005, within Volume II, Chapter 4 shall be implemented
on the site. The following erosion hazard mitigation measures shall also be implemented;
however, if other measures are deemed necessary by the City they shall also be immediately
implemented:

a. Wetland boundaries must be clearly marked with construction fencing in the field
and then inspected by the City prior to commencing any construction activities, i.e.
grading, installing utilities, etc. The flagged delineations must be maintained for
the duration of the clearing and all construction activities.
b. Silt fencing shall be placed around the lower perimeter of the cleared areas. The
fencing shall be regularly inspected and maintained as necessary to ensure proper
function.

dams directed to temporary sediment and erosion control ponds. Construction
entrances shall be stabilized with gravel pads to minimize tracking sediment off
site.

d. Areas stripped of vegetation during construction shall be mulched and
hydroseeded, replanted as soon as possible, or otherwise protected. During winter
construction, hydroseeded areas shall be covered with clear plastic to facilitate
grass growth.

e. Erosion control measures shall be immediately implemented for excavated soils
that are stockpiled on the site, including but not limited to: covering the piles with
plastic sheeting, the use of low stockpiles in flat areas and the use of straw bales/silt
fences around pile perimeters.

f. Construction shall proceed during the drier periods of the year. Exceptions may be
granted, in writing only, by the Engineering Services Manager and/or the Public
Works Director.

6. A split rail fence shall be installed along all wetland boundaries and, in a prominent location, a
wetland identification sign shall be placed every 150 feet or every platted lot, as applicable. Any
proposed alternative to the split rail fence requirement shall be approved by the Community &
Economic Development Director.

7. Monitoring and its associated reports of any wetland mitigation areas shall be completed by an
agency or consultant selected by the City. Any maintenance required as a result of the monitoring,
per performance standards that will be set by the City, can be completed by the applicant and
approved by the entity that completes the monitoring for the City; or the entity completing the
monitoring can also complete any required maintenance work at the sole expense of the applicant.
The cost of all five (5) years worth of monitoring and reporting shall be the responsibility of the
applicant to pay; on a yearly basis, with the first years worth of monitoring/reporting paid for
before any work commences on the site. To ensure that the monitoring/reporting and maintenance
work is paid for and/or completed; two (2) separate financial securities in the form of bonds, cash
deposits, or letters of credit shall be provided to the City prior to any work commencing on the
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project site. The first financial security shall be in the amount of 150% of the cost of the
monitoring and reporting work necessary following the initial payment of the work required for
year one (1). The second financial security shall be in the amount of 60% of the cost to purchase
and install all of the project related mitigation amenities. The cost of the monitoring and
maintenance shall be established by the City based upon a cost estimate provided by the agency or
consultant that the City selects to perform this work.

8. If critical area impacts occur as part of this project, the applicant shall sort and haul a portion of
the large woody debris (LWD), including stumps, from the on-site conifers to local repositories
including SFEG, USIT, SRSC, or the County for use in mitigation projects they are involved with.
The amount of LWD and stumps that are given to these groups shall be based upon; and be
proportionate with, the critical area impacts incurred as part of this project.

9 When construction plans are submitted to the City following preliminary plat approval, but before
any construction starts, a topographic map shall be submitted that identifies all on-site slopes that
are greater than fifteen percent (15%). Areas where the slope exceeds 15% shall be subject to the
“Hillside Development Standards” outlined within Mount Vernon Municipal Code 15.40.160 and
a licensed professional engineer shall demonstrate compliance with this code before construction
commences. It there are recommendations from the licensed professional engineer that need to be
implemented following final plat approval, those recommendations shall become conditions of
final plat approval and shall be noted on the face of the plat.

10. One of the following three (3) options shall be chosen and constructed prior to final plat approval:
Option No. 1: Obtain the necessary right-of-way to construct a 26-foot wide access road from the

““south side of Street B North to 30" Street. South of Street B there would be curb, gutter and
sidewalk with the asphalt roadway only extended westerly as can be constructed within the
property.

Option No. 2: Obtain the necessary right-of-way to construct a 26-foot wide road from the north
side of Street A to Blackburn Road. North of Street A there would only be a curb, gutter and
sidewalk in support of pedestrian access.

Option No. 3: Construct a 26-foot wide access road between the north side of Street A and the
South side of Street B, together with a temporary 26-foot wide access road through Lot 53 to be
abandoned at such time as 30" Street is completed. There would be a pedestrian access
constructed north from Street A to 30™ Street and south from Street B to Blackburn Road.
Regardless of which of the above three (3) options is chosen, the intersection of 30™ Street shall
align with the future centerline of Little Mountain Road. In addition, at the discretion of the
Public Works Director, each of the three (3) options above may be modified to ensure sound
engineering design as dictated by the Public Works Director.

11. A ¥ street improvement as defined in MVMC 14.10.080(C)(2) shall be constructed on the north
side of Blackburn Road from the east plat boundary to west where % street improvements already
exist; which is approximately 300 feet to the west of where LaVenture Road will intersect with
Blackburn Road. The ultimate design width for Blackburn Road shall be that which is identified
within Table 4.3 of the City’s Transportation Element of the Comprehensive Plan.

12. A ¥ street improvement as defined in MVMC 14.10.080(C)(2) shall be constructed for the
extension of LaVenture and Anderson Roads from Blackburn Road to the southbound on/off
ramps at the Anderson Road interchange with Interstate-5; or an equivalent arterial road
improvement that is approved by the City’s Public Works Director. Any equivalent arterial road
improvement approved by the City’s Public Works Director shall be on the Transportation
Element’s Capital Facilities Plan list; which is Table 4.3. The ultimate design for the Anderson
and LaVenture Road improvements are identified as projects 7 through 12 on Table 4.3 of the
City’s Transportation Element of the Comprehensive Plan. If an updated transportation impact fee
1s adopted by the Mount Vernon City Council that will have either the Anderson/LaVenture or
other equivalent arterial road improvements fully funded in the impact fee program and if the road
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improvements are included in the City’s six (6) year Transportation Improvement Plan; the
applicant may choose to pay the increased traffic impact fees instead of constructing the
Anderson/LaVenture or the other equivalent arterial road improvements.
This project includes improvements to 30™ Street. All areas of 30™ Street within the project shall
be included in the drainage study; and the stormwater report submitted with the application shall
be revised to include the project’s complete drainage basin.
Sanitary sewer service is not presently available for this proposed plat. The City of Mount Vernon
sewer treatment plant does have available capacity to provide treatment for the proposed plat when
the following requirements are met:
* Unless provided by others prior to final plat approval, the existing Fowler Street sewer main
between 18" Street and 16™ Street must be up graded to an 18” diameter main.
= At the discretion of the Public Works director, this project shall be required to construct a
sewer main large enough to carry the flows from projects and areas to the south and east,
because it occupies portions of the route proposed for that purpose. The flows from the area
upstream of the site are designed to flow to a low point in Blackburn Road and flow north and
west to a connection point as shown on the proposed utility plan for this project. Originally
these offsite flows would have been routed through the Maddox Creek project; however, it
now appears that this project (Iris Meadows) may provide the most expedient route for
sanitary sewer main line improvements. As such, this project shall be required to construct a
15” sewer main through the site to connect to the existing sewer main at the intersection of 30™
Street and Withers Place. If this route is chosen, the sewer line in 30™ Street south of Withers
- Place shall be required to be up-graded to a 15” diameter system (approximately 300°).
A perimeter drain shall be installed along the entire north side of the plat with the exception of the
area to the north of Tract A (the stormwater pond), and wetland A.
At any point during the first year following final plat approval the City’s Engineering and/or Fire
Departments shall be able to require that new traffic control signs be installed within the plat or
adjacent to off-site road improvements that the plat was responsible for constructing if either
department deems additional signs necessary. The applicant shall be responsible for installing the
new traffic control signs within 30 days of an official request from the City to do so. To ensure
that the new signs will be promptly installed, prior to final plat approval, the applicant shall
provide the City with a financial security (bond, letter of credit, et cetera) in the amount of 150%
of the actual cost for the existing traffic control signs and the cost of the installation of these signs.
The wetland buffer from the easterly adjoining property that extends onto the subject site shall be
located within a separate tract and not be part of a residential lot. In addition, a split rail fence and
wetland signage shall be placed along the landward edge of the wetland buffer area.

PUBLIC HEARING: A hearing before the Hearing Examiner will be held on WEDNESDAY, JULY 11, 2007
AT 5:30 p.M. at the Mount Vernon Police and Court Campus, located at 1805 Continental Place in Mount
Vernon.

CONTACT PERSON: Rebecca Bradley-Lowell, Senior Planner

City of Mount Vernon, CEDD
910 Cleveland Avenue, Mount Vernon WA 98273
Telephone - 360-336-6214; Facsimile - 360-336-6283

Environmental Determination Appeal Process: Appeals of the environmental determination must

be filed in writing on or before 4:30 PM July 6, 2007 (10 days from the date of publication,
excluding holidays).
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Appeals must be filed in writing together with the required $100.00 application fee to: Hearing Examiner,
City of Mount Vernon, P.O. Box 809, Mount Vernon, WA 98273. Appeals to the Examiner are governed
by City of Mount Vernon Municipal Code Section 15.06.215. Additional information regarding the
appeal process may be obtained from the City of Mount Vernon Community & Economic Development
Department, (306)336-6214

This MDNS is issued after using the optional MDNS process in WAC 197-11-355. There is no further
comment period on this MDNS. There is a 10 day appeal period.

RESPONSIBLE PERSON: Jana Hanson, Community & Economic Development Director

{
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ISSUED: June 22, 2007
PUBLISHED: June 27, 2007

SCPDS; Skagit System Cooperative; SKAT; PUD; AT&T; CNG; PSE and Verizon.
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City of Mount Vernon
STAFF Community & Economic Development Department
REPORT
ENVIRONMENTAL REVIEW

A. BACKGROUND

SEPA THRESHOLD
DETERMINATION DATE:

APPLICATION:

PROJECT DESCRIPTION:

APPLICANT/PROPONENT:

PROJECT LOCATION:

SITE AREA:

June 15, 2007
Iris Meadows TDR Plat, LU06-090

The Iris Meadows Transfer of Development (TDR) plat is
comprised of 58 single-family detached residential lots over
approximately 12.7 acres. The single family lots range in

corner of the site an approximate 8,144 square foot wetland
exists and near the southeast corner a wetland buffer from the
adjacent property extends onto this site. Public streets will be
constructed to serve the proposed lots within this
development. Approximately 9,900 cubic yards of material
will be excavated from this site and approximately 8,800
cubic yards of fill material will be brought to the site. Utility
lines greater than eight (8)-inches in diameter will be
installed.

Nordco Group, LLC; project contact is Bruce Lisser with
Lisser and Associates, P.O. Box 1109, Mount Vernon, WA
98273, (360) 419-7442.

The Skagit County Assessor describes the site as parcels:
P28019, P27975, P27965, P28018, P28021, and P27988; the
site is located north of East Blackburn Road and northeast of
Little Mountain Road within a portion of Section 28,
Township 34 North, Range 04 East, W.M.

+ 12.7 acres
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